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DRAFT REVISIONS TO LINCOLNIA PLANNING DISTRICT PLAN TEXT
January 25, 2019

SET 2 INCLUDES:
Lincolnia Land Units A-D
Land Unit Map
Height Map
Task Force Discussion: Tuesday, January 29

Set 1 included:

Lincolnia Planning District
Overview
Concept for Future Development
Comprehensive Planning History
Districtwide Recommendatior{Iransportation; Assisted Housing;

Environment; Heritage Resources; Public Facilities; Parks and Recreation)

Lincolnia Community Business Center

Location and Character
Revitalization Considerations
Character of the Surrounding Area
Guiding Planning Principl@sind Use: Planning Approach within CBC;
Development Potential for the CBC; Flexibility Among Non-Res Uses; Parks,
Recreation and Open Space; Environment; Urban Design)
Public Facilities
(schools, libraries, police and fire and rescue, wastewater management,
fairfax water)
Opportunity, Transitional and Minimum Change Areas
Opportunity Area
(Character and Overall Concept; Development Potential; Planning Approach
within the Opportunity Area; Building Heights)
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Figure 9

Existing Land Use (2018) and Estimate of Planned Development Potential in the CBC

Land Use Category 2018 Existing Use Comprehensive Pldpotential
Residential 1,930 dwelling units 3,398 dwelling units
Nonresidential

Office 130,788 gsf 175,788 gsf
Retalil 586,256 gsf 373,100 gsf
Institutional 25,293 gsf 25,293 gsf
Total 742,337 gst& 574,181 gsf&
1,930 dwelling units 3,398 dwelling units

Note 1:Development potential iaclusive of redevelopment optioasdapproximate
Note 2:The residential development potential does not include housing bonuses allowed under

the Affordable Dw | | i
Policy (WDU).

ng

Unit (ADU)

Ordinance and

Boar d

Note 3:The Plan recommends flexibility among the types ofrasidential uses as described in

thefollowing section
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Development Potential

Figure 10depictsthe Opportunity Area development potential inclusiveredlevelopment
options. Additional detailstout the basline level of development and redevelopment options are
containedn theland unit recommendation&lexibility among norresidential uses is appropriate
provided the overall vision of &ibrant mixeduse community is achieved and multimodal
transportatbtn needs are addressed.

Figure 10:Existing Land Use (2018) and Estimate of Planned Development Potential in the

Opportunity Area
Land Use Category 2018 Existing Use Comprehensive PlaRotential
Residential 0 dwdling units 1,468dwelling units
Nonresidential 684,500gsf 516,500gsf
Office 98,400gsf 143,400gsf
Retalil 586,256 gsf 373,100 gsf
516,500gsf &
Total | 684,500gsf 1,468dwelling units

Note 1: Develpment potential isnclusive of redevelopment option aapproximate

Note 2: The residential development potential does not include housing bonuses allowed under
the Affordable Dwelling Unit (ADU) Ordinance
Policy (WDU).

Note 3: The Plan recommends flexibility among the types ofestiential uses as described in

the section that follows.

Planning Approach within th@pportunity Area

A form-basedapproach to incentivize redevelopment in the Opportunity Arexpressed
through recommendeouilding form, design, anbuilding height to describe the development
potential of properties in lieu of more traditional FAR limitatiomhe amount of builchg area
allocated to any given property or assemblagealst] be establishedby the allotted total square
footage for a suoinit, parking needs, street connections and other criteria which may further affect
the buildable area. This approagimphasizeshe importance o$ite designandproject viability
considerattns While the plan aims to maintain a variety of uses, some flexibility may be
appropriate when determining the amount and type of specific nonresidential uses for each site in
order to achieve plan objectiva® lorg as the total square footage for sii-unit is not exceeded
and the overalcharacter and functionality that fgpically derived from avariety of uses is
preserved. Anyndividual developmenwill be evaluated in accordance witiecriteriacontained
in the Comprehensive Plaand demonsate the ability to providaigh quality redevelopment of
these areas.

Building Heights

Building heights within the Linalnia CBC are arranget focushighest intensitydevelopment
alongLittle River Turnpikeandin the easterportion of the CBC Building heights are expected
to taper down to the lower density communitigighin and adjacent to thé@pportunity Area.
Portions of the Opportunity Arg¢hat bordeftower scale residential uses should transition to lower
heightsconsistent with the Maximum Building Heights Map to address impacts of Sede.
Figurelli Building Heights Map
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Land Unit Recommendations

The Lincolnia CBGs divided into land units for the purpose of organizing the land use
recommendations as shown in Figurehé Opportunity Areais recommended to redevelop
with mixed-use focal pointscomprised of residential use that is mostlylti-family in type,
communityserving retail and office uses, and parks and recreational spaaesitional Areas
are not immediately planned faedevelopmenthowever redevelopment opportunities could be
considered in the future through a sepasatey process. Minimal Change Aresmuldretain
theirexisting uses and are not planned for redevelopment.

The redeveloprent ofthe Opportunity Areacouldoccurin over time Consolidation of
entire subunits or one or more individual suwits is hghly desirable, although it is recognized
that achievement of this objective will be influenced by market and other factors. Where full
consolidation is not feasible, it is expected that proposals will demonstrate that development will
not prevent unconsidlated parcels from developing at the maximum planned potential, and
demonstrate how coordinated development could occur over time.
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Land Unit A

Land Unit A isapproxmately26.6 acresind isbounded by N. Beauregard Street, Lincolnia Road
and Chamblis Streetto the north and west,ittle River Turnpike to the south and the Fairfax
County border with the City of Alexandria to the east. The aeseantirely characterized by
community servingetail useswith the Plaza at Landmark Shopping Center shappamteias the
predominansite.At the baseline, this area generallyplanned for and developedth retail and
other commercial uses upda intensity of .50 FAR.

Land Unit A is the focal point for the Lincolnia CBCand capturesthe highes share of
developmenintensit within the Lincolnia CBCAs an option, Land Unit As planned for mixed
usedevelopment up ta maximum o0f283,000 sfof primarily ground floor retail 120,000 sf of

office, and 1,120,000 sf @rimarily multifamily resicential use Significant parcel consolidation

is encouragedRedevelopment should emphasize good urban design in conformance with a new
internal grid of streets, enhanced pedestdamidors and a centrapublic urban greenspme.
Maximum building heights range from 4 stories to 12 stofi@dler building heights should be
locaied to the east closer t6395 andLittle River Turnpike. Building heights should taper in
proximity to existing lower density residential useshe north and west. An opportunity exists

for a signature blding that can serve as a focal point for the area.

Land Unit B

Land Unit B isapproximatelyl1.3 acres and isounded byLittle River Tumpike to the north,
Lincoln Avenue to the west, 8 Street to the south, and the Fairfax County border with the City
of Alexandria to the east. The area includeargety of uses such #se Beauregar&quare Office
Park, the New Grand Shopping Centeith community serving retailand the Towers at
Morningside a multifamily, gardenstyle apartment community

Subunit B1

Subunit B1 is approxmately. 7.3 acresaand isbounded bylLittle River Turnpike to the north,
Beauregard St. to the west, and the Fairfax County border with the City of Alexantheaeimst.
The subunit primarily consists of the New Gravidrt Shopping Center anatljacentcommunity
servingoffice andretail usesAt the baseline, this area is planned for and developed with retalil
and other commercial usap toa.25 FAR.

As part of the Opportuty Area, Subunit BL providesan option for mixed-use development
includingresidential use up to a maximum of 266,20@i#h up to 50,000 sbf groundfloor retail
Redevelopmenis recommended to includall parcel consolidatio within the subuniftax map
parcels, 72-4((1))14, 724((1))15, and72-4((1))17A). Redevelopment of this subunit should
provide transportation improvements consistent with planned transportation recommendations for
the Lincolnia CBCincluding but not limitedo, the extensiowf Oasis Drive south dfittle River
Turnpike, and the extension of Braggrest to the west providing a new connection with
Beauregard StAdditionally, interparcel pedestrian aessis encouraged to the south and gast
where applicableMaximum building heights within subunit-B range from 4 to 6 storigsee
building Heights map, Fig. Xyith taller buildingscloser toLittle River Turnpike.

Subunit B2

Subunit B2 is approxmately 4 acres and idounded bylLittle River Turnpke to the north,
Beauregard Streén the east, and the Morningside Apartments property line to the south and west.
This subunitolelyconsists of the Beauregard Square Office PArkhe baseline, the subunit is
planned for and del@ped with office us up to 0.40FAR.

As part of the Opportunity Area, SubunitZBincludes anoption for mixed-use development
comprised omultifamily residentialuseup t082,000 squaréetandlimited ground floor retail
up to5,000square feet Aaptive reuse of the ®isting structuress alsoencouraged.
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Sulunit B-3

SubunitB-3 is approximately32.3 acres ands developed ashe Morningside Towers Apartment
Community. A thebaseline, the subunit is planned for and developed withfamity residential
use up to 10 dwelling units per acre.

Subunit B3 is characterized as a Transitional Area. Redevelopment of this subunit would require
a separate study process. Future considerations should foll@&uittieg Planning Principles and
General Land Use Recommendations for the Lincolnia CBC.

Land Unit C

Land Unit C isapproxmately 20.4 acres and isounded byLittle River Turnpike to the north,
Cherokee Ave. to the wedtvangeline Lane to the south, and Lincoln Avetmé¢he eastThe

area is characterized lbyw intensity office uses to the westith multi-family andsinglefamily
attachedresidential usefo the east. Prominem¢aturesinclude the Crystal Woods Apartments
and aportion of the Turkeycock Rustream Valleyand assoeated Environmental Quality
Corridor. The parcels located in the southwest quadrant of the intersection of Little River Turnpike
and Lincoln Avenue are planned for and developed with residential developmehdate?ling

units per acreThe Virginia Village Apartmentsubdivision isplannedfor 16-20 dwelling units

per acre. The Brookside Office Park is planned for office and Public Parks uses.

As a Transitional areagdevelopment of this subunit could be considered in the ftlitoagh a
separate study process. Future considerations should follow the Guiding Planning Principles and
General Land Use Recommendations for the LincdliB&.

Land Unit D

Land Unit D isapproximately 57.5 acsand isbounded by Rte. 236 Little River Turnpike to the
south, Lincolnia Road, Chambliss Street, and N.uBzgard Street to the north and east, and
Turkeycock Run Stream Valley to the wele area is primarily characterizedtbyvnhouse and
multifamily residential usesCommunityserving retail uses are located to the southeast along the
intersection of N. Beauregard St. and Rte. Pi&& River Turnpike. Predominant features include
the Arbor Parkesidentiacommunity to the westind theLincolnia Senior Centeto the east

Subunit D-1

Subunit D1 is located along Lincolnia Road, Chambliss Street, and N. Beauregard Street. It
primarily consists of townhouse residential uses, including the Charleston Square Community and
the Stonegate Communityhe Lincolnia Senior Center [ Parcel -22((1)) 43 ] is planned for
institutional usesandprovides community programs and serviaad should continue to be used

for public facilities such as school, local community and recreational Udes.Lincolnian isa

small assisted living facility also located on the Lincolnia Senior Center profddréyCharleston
Square townhouses [SubdivisionZZ%(13)) ] are planned and developed for residential uses at 5

8 dwelling units per acre. The Stonegate townhouseisdi8ision 722((16)) ] areplanned and
developed for 126 dwelling units per acre. This subunit is characterized as an Area of Minimum
Change and encourages retention of the existing uses.

Since access to Beauregard Street may become more limitethavititureroad improvements
additional intetparcel access should be encouraged to the @resbuth,to supplement the
approved inteparcel accesthrough the Lincolnia Senior Center property.

Subunit D2

Subunit D-2 islocated north of Little Rier Turnpike and west of N. Beauregard Street, adjacent
the intersection. The subunitpsimarily characterized by community serving, highwanented
retail serviceshowever limited office spacaxistswithin the Beauregard Office Condominiums.
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As a basline, this area is generally planned for and developed with retail and other commercial
usesup to a20 FAR

As part of the Opportunity Area, Subuni#Zxould be considered for redevelopment if significant
parcel consolidation is achieveds an option,a limited amount of residential use coule
considered up ta maximum 0%60,000 sfwith satisfactorympact mitigation. Building heights
should not exceefl stories and should taper down in height toward the Ston€gatenunity.

Subunit B3

Subunit B3 consists of the Arbor Park communifthe community has a gjite access point on

to Little River Turnpike At thebaseline, the subunit is planned for and developedmutkifamily

and singlefamily attached residgial uses between 116 dwelling units per acreasest to Little

River Turnpikeand 1620 dwelling units per acre for themainder of the propertyAs a
Transitional Area,@development of this subunit would require a separate study process. Future
corsiderations should follow the Guiding Planning Principles and General Land Use
Recommendations for the Lincolnia CBE.it transitional?



